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Orange Beach City Council  

Meeting ǧ February 22 , 2022 

 

 

Case No. 0103-PUD-22 

Springhill Suites by Marriot PUD  

Preliminary and Final PUD Approval  
 

 

Owner/Applicant:   OKS Investments LLC, Jim Owen (Owner)  

    P.O. Box 895, Gulf Shores, AL 36547 

    (251) 968-6185, jowen@gulfshorestitle.com  

 

    Cohen Investments Inc., Stuart Cohen (Applicant) 

    6750 Poplar Ave., Suite 107, Memphis, TN 38138 

    (901) 753-4491, scohen@coheninvestments.net  

 

Address of Property:    Tax Parcels:     PPIN: 

24241 Perdido Beach Blvd.   05-65-04-18-0-000-005.013   356649 

 

 

I. GENERAL INFORMATION 

 

Request:  Preliminary and Final PUD Approval   

 

Cohen Investments Inc., on behalf of OKS Investments LLC, requests 

preliminary and final PUD approval to rezone 2.8 acres from GB (General 

Business) to PUD (Planned Unit Development) for a 120-room hotel to be 

constructed on Lot 4 of Summer Salt Plaza Subdivision.  

 

Planning  

Commission:  The Planning Commission held a public hearing and considered this 

application at its regular meeting on January 10, 2022. The Planning 

Commission gave this application a favorable recommendation (6-0) 

subject to staff conditions, revising the architectural  renderings of the 

hotel to reflect a more coastal look, and compliance with the landscape 

screening for the land use buffer along the north lot line.  

 

Location : This undeveloped property is Lot 4 of the Summer Salt Plaza Subdivision 

and is located west of the Live Bait Restaurant and east of Docǭs Seafood 

& Steaks. The municipal address is 24241 Perdido Beach Boulevard.   

mailto:jowen@gulfshorestitle.com
mailto:scohen@coheninvestments.net
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Present Zoning:  GB (General Business)   

 

Present Use:  Undeveloped  

 

 

 

Future Land Use:  Commercial High Intensity  

This PUD request is for a hotel development, and hotels are a common 

function in the Commercial High Intensity land use designation. 

Therefore, the request is consistent with the Future Land Use Map.  

 

Surrounding Land  

Use and Zoning:  North:  Cottage section of Summer Salt (under construction), PUD 

(Planned Unit Development ǧ Summer Salt) 

South:  Phoenix III and IV Condominium, RM-2 (Multi -Family Residential 

High Density) 

   East: Live Bait Restaurant, GB (General Business) 

   West:  Docǭs Seafood & Steaks, GB (General Business)  

 

Special Districts:  Overlay Zoning:  Beach Overlay District  

   Neighborhood District:  Beach Resort  

Airport Zone:  None  

   Flood Zone:  AE-10 

 

Nearby Streets : This property fronts on Perdido Beach Boulevard but will have its driveway 

access on the rear side on Ruby Lane and connect to Perdido Beach 

Boulevard through Slipper Boulevard.  

 

Site History:  

Date Description  

May 2014 Planning Commission have preliminary and final plat approval to resubdivide a 

portion of Lots 1, 2, 3 and 4 of Block A of Subdivision 2 of Fractional Section 18, 

Township 9 South, Range 5 East as recorded, and Lots 1, 2, 3, 4 and 5 of the 

Resubdivision of Lots 5-10 of Subdivision 18, Township 9 South, Range 5 East as 

recorded. This plat established the 5-lot Summer Salt Plaza Subdivision of which 

Lot 4 is a part. (Case No. 0501-SD-14)  

 

II. COMPREHENSIVE PLAN REVIEW 

 

Section 7.03 of the Zoning Ordinance states that it is the purpose and intent of the PUD 

Ordinance to have developments that promote the goals of the Comprehensive Plan and no 

PUD shall be approved unless it is consistent with the goals of the Comprehensive Plan. The City 

of Orange Beach Preservation and Growth Management Plan, 2020-2035 shows the property as 

part of the Beach Resort District . The proposed PUD complies with the mission of this district 

as follows: 



CASE NO. 0103-PUD-22  3 

 

 

Beach Resort   

The City of Orange Beach seeks to continue to adhere to the Beach Overlay District 

requirements, increase pedestrian paths that encourage pedestrian traffic between 

developments, sustain and enhance commercial development and expand facilities at existing 

beach access points. 

 

According to the applicant, the proposed Spr inghill Suites by Marriot Hotel will comply with the 

Beach Resort District in the following ways: (1) providing another resort lodging option with 

associated resort-style amenities; (2) adding sidewalks along the street frontage and within the 

development that will facilitate pedestrian traffic to and from the hotel to adjacent 

developments; and (3) enhancing the commercial frontage of Perdido Beach Boulevard with a 

planned, landscaped, and meticulously maintained development that will provide connectivity to 

other adjacent commercial developments.  

 

III.  PUD DESIGN STANDARDS 

 

Section 7.03 of the Zoning Ordinance states that all proposed PUD shall achieve one or more of 

the following design standard objectives: 

 

1. More usable and suitably located open space, recreation areas and other common 

facilities. (Section 7.03, B.)  

 

According to the applicant, hotel amenities including a fitness room, lounge/dining area, 

outdoor terraced areas, and a large swimming pool will be provided for the recreational use 

of all hotel guests.  

 

2. More convenience in location of accessory commercial and service areas. (Section 7.03, 

C.) 

  

The proposed hotel will be developed as an ǰin-fillǱ project and will be located on a currently 

undeveloped property between two existing restaurant  along a commercial corridor 

according to the applicant.  

 

3. Maximum enhancement and minimal disruption of existing natural features and 

amenities. (Section 7.03, D.)  

 

The applicant indicates that the proposed hotel will enhance the existing property with 

planned development, which will not disrupt existing natural features and amenities, on an 

undeveloped property that is currently surrounded by existing commercial and residential 

developments. The hotel will include outdoor amenities, site landscaping exceeding the 

minimum required, controlled access points, sidewalk improvements facilitating pedestrian 

traffic to and from the hotel and between nearby developments. Also, the development will 

maintain stormwater infiltration into site soils.  
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4. More efficient and economic arrangement of varied land use, buildings, circulation 

systems and facilities. (Section 7.03, H.)  

 

According to the applicant, the proposed hotel development seeks to develop an existing 

undeveloped ǰin-fillǱ lot that is currently surrounded by existing commercial and residential 

developments. The project will efficiently improve the property by utilizing existing roadway 

infrastructure to access the site; providing parking facilities behind the proposed hotel to 

shield direct visibility from t he street frontage along Highway 182; providing approximately 

10 percent more landscaping than required by the Zoning Ordinance; and providing 

sidewalks that will facilitate pedestrian traffic to and from the hotel and along the street 

frontage between developments.  

 

5. Better utilization of sites characterized by special features of geographic location, 

topography, size or shape. (Section 7.03, J.)  

 

The applicant states that the project seeks to develop currently undeveloped property along 

an existing commercial corridor between two existing restaurants, thus filling a gap in the 

Highway 182 commercial corridor.  

 

6. Superior development and redevelopment which is more desirable than that which 

would occur through strict application of the zoning code. (Section 7.03, K.) 

 

Strict application of the Zoning Ordinance would require structured parking, but would allow 

both surface and structured parking to be located in front of the building. Additionally, 

landscaping could consist of only 20 percent of the project si te. With this proposed 

development, all parking will be located behind the building, hidden from direct view from 

Highway 182. Approximately 30 percent of the site will be dedicated to landscaping, which is 

50 percent more than the minimum required.  

 

IV. PUD MASTER PLAN REVIEW 

 

Section 7.04 of the Zoning Ordinance states that an approved PUD shall be considered a 

separate zoning district in which development plans, as approved, establish the specific 

restrictions and regulations customized to fit the type of p lan proposed by which the 

development shall be governed. Restrictions may be greater or lesser than the ones otherwise 

imposed by the Zoning Ordinance and Subdivision Regulations to achieve a development with 

fits the Comprehensive Plan and PUD Design Standards.  

 

1. Density :  The criteria for establishing an average density includes the land use plan for 

the area, existing surrounding density, density permitted by the existing zoning 

classification, adequacy of existing and proposed public facilities and serv ices and site 

characteristics.  Density must generally conform to the requirements as set out in 

Article 4 of this ordinance and conform to the Comprehensive Plan. (Section 7.04, A.)  

 

The proposed hotel will be a Springhill Suites by Marriot and will have 120 lodging rooms. 

All lodging rooms will have a floor area less than 600 SF and will be counted as a half unit 
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(0.50) for density calculations. The Zoning Ordinance caps density for 6 more or floors at 42 

units per acre or 84 lodging rooms per acre. Based on the lot area of 2.76 acres, this PUD will 

have a proposed density of 21.8 units per acre or 43.4 lodging rooms per acre, both of which 

are well below the maximum density.  

 

Under the current zoning (GB), multi-family residential developments and hotels are 

permitted. The applicant has provided a by-right plan showing a hotel built in a Beach 

Overlay design with a parking structure in the front and the building tower on top. With the 

density maxed, a by-right scenario could have up to 231 lodging rooms ( 115 units) in a 15+ 

story tower. With the building incremental setbacks or ǰstepping inǱ applied to the building, 

we can assume 200+ lodging rooms could be constructed as compared to the 120 lodging 

rooms that are being proposed.  

 

The by-right plan shows more impervious building coverage and a parking structure being 

positioned between two existing restaurants. The proposal to have the hotel closer to 

Perdido Beach Boulevard in line with the two existing restaurant and parking located behind 

the hotel is more compatible with the existing developments on this section of Perdido 

Beach Boulevard.  

 

2. Common Open Space :  At least 20 percent of the area covered by a Final Development 

Plan shall be landscaped  or provide common open space own ed and operated by the 

owner/developer or dedicated to a homeowner association or similar group. (Section 

7.04, B.) 

 

The hotel will be a commercial entity and will own and manage the building and all outside 

open spaces. More than 45 percent of the site wi ll be open space, consisting primarily of 

landscaped and drainage areas. In addition, nearly 52,000 SF will be vehicular use and 

parking areas and more than 11,000 SF will be sidewalks and the swimming pool area.  

 

3. Access and Parking :  All streets, thoroughfares and access ways shall be designed to 

effectively relate to the major thoroughfare plans of the City of Orange Beach. 

Adequate off -street parking shall generally conform to the off -street parking 

requirements set forth in Article 8 of the Zoni ng Ordinance unless otherwise approved. 

(Section 7.04, C.)  

 

The hotel will have 120 lodging rooms. All lodging rooms will be less than 600 SF in floor 

area and will have 1.25 spaces per room. The following table presents the required and 

provided parking f or this PUD. Based on 120 lodging rooms, 150 parking spaces are required 

and provided.  

 

 

 

 

 

 



CASE NO. 0103-PUD-22  6 

 

Use 
Unit of 

Measure 

Required Provided 

Parking Ratio 

Parking Parking 

Regular HC Regular HC 

Lodging Rooms  120 1.25 spaces per unit  150    

Regular & Handicapped Required & Provided   145 5 145 5 

TOTAL SPACES REQUIRED & PROVIDED 150 150 

 

All parking will be located behind the hotel and will be accessed through Ruby Lane and 

Slipper Boulevard. The hotel will not have a driveway access onto Perdido Beach Boulevard. 

 

All parking will be surface parking. The Beach Overlay District requires at least 75 percent of 

required parking for multi -family, townhouse, condominium and hotel developm ents to be 

partially or entirely provided within a parking structure. This PUD requests a waiver to this 

requirement since all parking will be located behind the hotel and buffered from Perdido 

Beach Boulevard.  

 

All parking will be constructed of asphalt pavement. The Beach Overlay District requires 50 

percent of required parking surfaces to be constructed of permanent pervious materials. This 

PUD requests a waiver to this requirement. The applicant indicates that all runoff from the 

site will be routed to infiltration areas that will discharge site runoff into the siteǭs soils, 

achieving a purpose for which the pervious paving is intended.  

 

4. Perimeter Requirements : The Planning Commission the City Council may impose the 

requirement that structures, buildings and streets located at the perimeter of the 

development be perm anently screened to protect the privacy of the adjacent existing 

uses. (Section 7.04, D.)  

 

A land use buffer with a width of 30 feet is required on the north side due to the Summer 

Salt residential subdivision being located to the north. This PUD proposes to reduce the 

width of the buffer 50 percent to 15 feet by providing a solid wall 8 feet in height and 8 

inches thick along the north lot line. Within the 1 5 feet, the project will have an infiltration 

pond and landscaping. The screening in the land use buffer requires landscaping 8 feet in 

height at the time of planting  and of sufficient density. Due to the infiltration pond, the PUD 

requests a waiver to provide 5 evergreen trees meeting the height requirement. The Summer 

Salt cottages that will be on the north side of the wall will be multi -story structures. 

 

The mounting poles for the surface parking area will have a total height of 25 feet. The S3 

fixtures located around the perimeter, including the north side, will be furnished with a 

house side shield to prevent the lights from having any adverse impacts on the adjoining 

properties.  
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With the Live Bait Restaurant located to the east and Docǭs Seafood & Steaks Restaurant to 

the west, no land use buffers are required along the east and west lot lines.  

 

5. Signage:  The size, location, design and nature of signs, if any, and the intensity and 

direction of area floodlighting shall be detailed in the application and must generally 

conform to the sign regulations in Article 15, unless the massing and scale of  the PUD 

would make additional or different requirements desirable.  Signs must nonetheless fit 

the design character of the development.  (Section 7.04, E.)  

 

The hotel will have a freestanding sign along Perdido Beach Boulevard. The freestanding 

sign will have a height of 6 feet and a structure width of 12 feet. The hotel will also have 

building signage on the east, south and west sides. The proposed signage complies with 

Article 15 of the Zoning Ordinance.  

 

6. Height Limitation : The criteria for establishing  height limitations includes the land use 

plan for the area, existing surrounding building heights, heights permitted by the 

existing zoning classification, adequacy of existing and proposed public facilities and 

services and site characteristics.  Height limitations must generally conform to the 

requirements as set out in Article 4 of this ordinance and conform to the 

Comprehensive Plan as well as the architectural standards set out in Article 10. 

(Section 7.04, F.)  

 

The hotel will be a 7-story structure with a building height of 73 feet measured to the top of 

the roof elevator and 86 feet measured to the mean height of the highest roof feature.  

 

For proposed buildings greater than 50 feet in height located on the north side of Perdido 

Beach Boulevard west of Highway 161, Section 4.03 of the Zoning Ordinance requires a 

setback from Perdido Beach Boulevard of 2 feet per 1 feet of building height. This setback is 

an incremental setback applied to the structure at given heights with the intent of ǰstepping 

inǱ of the building structure profile.  

 

The building footprint of the hotel will have a setback of 140 feet from the front lot line. 

Based on the height of the highest roof feature (86 feet) , an incremental setback of 172 feet 

from the front lot line is required. From a review of the architectural elevations, the roof 

feature will be encroaching into this setback area. This PUD requests a waiver to the setback 

requirement. Roof features are required by the Beach Overlay District to reduce the massive 

scale of the building and add visual interests.  
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The following diagram shows the floor breakdown for the hotel.  

 

7 Lodging Rooms (19 units) 

  6 Lodging Rooms (19 units) 

  5 Lodging Rooms (19 units) 

  4 Lodging Rooms (19 units) 

  3 Lodging Rooms (19 units) 

  2 Lodging Rooms (19 units) 

  

1 

Hotel Operations 

(front desk, lobby, laundry room) 

Amenities 

(meeting room, fitness room, lounge area) 

Lodging Rooms (6 units) 

 

7. Landscaping and Tree Protection : The criteria for landscaping, removal of trees and 

protection of heritage trees should generally conform to the requirements of Article 

16. (Section 7.04, G.)  

  

Nearly 30 percent of the site will be landscaped, exceeding the minimum requirement of 20 

percent.  

 

Most developments have its driveway access and parking areas between the front of the 

building and the roadway. This PUD will have its driveway access and parking area located 

behind the hotel. With regard to the perimeter landscape strip of 10 feet required along the 

right -of-way, this PUD requests a waiver to have it be installed around the swimming pool 

area in front of the hotel instead of in the pedestrian -oriented area along Perdido Beach 

Boulevard. The proposed location of the landscape strip will provide proper screening of the 

swimming pool area. The applicant feels this is a preferable location since there is no 

vehicular use area between the front of the hotel and Perdido Beach Boulevard. In addition, 

an infiltration pond is proposed between the pedestrian -oriented sidewalk and the 

swimming pool area.  

 

This PUD is required to have a land use buffer on the north side due to the proposed 

residential use to the north. Regardless if the width of the buffer is 30 or 15 feet, landscape 

screening 8 feet in height at the time of plan ting and of suf ficient density is required. The 

PUD had requested a waiver to this requirement by providing 5 evergreen trees meeting the 

height requirement. The Planning Commission declined the waiver request and required full 

compliance with the landscape screening requirements.  

 

V. DEVIATIONS FROM THE ZONING ORDINANCE AND SUBDIVISION REGULATIONS  

 

1. This PUD requests the following waivers to the Zoning Ordinance:  

 

¶ Table 4.0302, (a) ǧ Minimum Setbacks in the Beach Overlay District  

For proposed buildings greater than 50 feet in height located on the north side of 

Perdido Beach Boulevard west of Highway 161, Section 4.03 of the Zoning Ordinance 

requires a setback from Perdido Beach Boulevard of 2 feet per 1 feet of building height. 
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This setback is an incremental setback applied to the structure at given heights with the 

intent of ǰstepping inǱ of the building structure profile.  

 

The building footprint of the hotel will have a setback of 140 feet from the front lot line. 

Based on the height of the hi ghest roof feature (86 feet), an incremental setback of 172 

feet from the front lot line is required. From a review of the architectural elevations, the 

roof feature will be encroaching into this setback area. Roof features are required by the 

Beach Overlay District to reduce the massive scale of the building and add visual 

interests. 

 

¶ Section 10.0306, b. 2. ǧ Beach Overlay District, Vehicular Use Area  

This Section requires at least 75 percent of required parking for multi -family, townhouse, 

condominium and hotel developments to be partially or entirely provided within a 

parking structure. 

 

All parking for the hotel will be surface parking and driveway access will be on Ruby Lane 

to the northwest instead of Perdido Beach Boulevard to the south. The justification for 

this waiver request is that all the parking will be located behind the hotel and properly 

buffered from view on Perdido Beach Boulevard. In addition, the existing commercial 

developments to the east and west have surface parking areas.  

 

¶ Section 10.0306, b. 4. ǧ Beach Overlay District, Vehicular Use Area  

This Section requires 50 percent of required parking surfaces to be constructed of 

permanent pervious materials. All parking will be constructed of asphalt pavement. The 

applicant indicates that all runoff from the site will be routed to infiltration areas that will 

discharge site runoff into the siteǭs soils, achieving a purpose for which the pervious 

paving is intended. 

 

¶ Section 16.04, B. 1. ǧ Vehicular Use Area Perimeter Require ments  

This Section requires a strip of privately owned land 10 feet in width located along the 

lot lines adjacent to a street right -of-way to be landscaped. The required landscaping 

includes one tree per every 35 feet of linear frontage and shrubbery planted 3 feet on 

center and 3 feet in height.  

 

Most developments have its driveway access and parking areas between the front of the 

building and the roadway. This PUD will have its driveway access and parking area 

located behind the hotel. With regard to th e perimeter landscape strip, this PUD requests 

that it be installed around the swimming pool area in front of the hotel instead of in the 

pedestrian-oriented area along Perdido Beach Boulevard. The proposed location will 

provide proper screening of the swimming pool area. The applicant feels this is a 

preferable location since there is no vehicular use area between the front of the hotel 

and Perdido Beach Boulevard. In addition, an infiltration pond is proposed between the 

pedestrian-oriented sidewalk and the swimming pool area. 

 

2. This PUD requests no waivers to the Subdivision Regulations.  
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VI. STAFF COMMENTS 

 

1. The pedestrian-oriented area (POA) along Perdido Beach Boulevard will have a sidewalk 8 

feet in width that will connect to the existing POA sidewalk on the Docǭs Seafood & Steaks 

property  to the west. There will also be a sidewalk 5 feet in width that will connect the POA 

with the swimming pool area in front of the hotel and the entrance area on the rear side of 

the hotel.  

 

2. Offsite runoff currently drain ing onto the site cannot be blocked by proposed construction. 

Offsite runoff must be collected and adequately conveyed to a positive outfall. This may be 

addressed during site permits review. 

 

3. Any impacts to Jurisdictional wetlands will require State and Federal authorizations prior to 

issuance of site permits. 

 

VII. CITY COUNCIL ACTION 

 

1. APPROVAL of preliminary and final PUD approval to rezone 2.8 acres from GB (General 

Business) to PUD (Planned Unit Development) for a 120-room hotel to be constructed on Lot 

4 of Summer Salt Plaza Subdivision. 

 

2. APPROVAL WITH CONDITIONS of preliminary and final PUD approval.  

 

STAFF CONDITIONS: 

 

1. The architectural elevations of the hotel will need to be revised to include more coastal 

elements and looks. The revised architectural elevations must be provided prior to City 

Council consideration of this application.  

 

2. The project will be required t o comply with the landscaping screening requirements per 

Section 4.0505, b. for the land use buffer along the north lot line.  

 

3. The Planning Commission and City Council approvals of the following waivers to the 

Zoning Ordinance:  

Ƕ Table 4.0302, (a) ǧ Minimum Setbacks in the Beach Overlay District  

Ƕ Section 10.0306, b. 2. ǧ Beach Overlay District, Vehicular Use Area  

Ƕ Section 10.0306, b. 4. ǧ Beach Overlay District, Vehicular Use Area  

Ƕ Section 16.04, B. 1. ǧ Vehicular Use Area Perimeter Requirements  

 

4. Offsite runoff currently draining onto the site cannot be blocked by proposed 

construction. Offsite runoff must be collected and adequately conveyed to a positive 

outfall. This may be addressed during site permits review. 

 

5. Any impacts to Jurisdictional wetlands will require State and Federal authorizations prior 

to issuance of site permits. 

 

3. DENIAL of preliminary and final PUD approval.  
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VIII.  MAPS & PLANS 

 

Zoning Map  

 

 
 

Aerial Map  
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PUD Master Plan  
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Landscape Plan presented at Planning Commission  

 

 
 



CASE NO. 0103-PUD-22  14 

 

Building Elevations presented at Planning Commission (Colors requested to change  
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Building Elevations presented at Planning Commission (Colors requested to change )  

 

 
 

 

 

 

 

 

 

 

 

 

 


